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Project Number:    3015297   
  
Address:    2100 North 45th Street   
 
Applicant:    Wayne Shores with the Velmeir Companies 
  
Date of Meeting:  Monday, August 05, 2013  
 
Board Members Present:        Joseph Hurley, Chair                                 
 Ivana Begley                                                     
 Christina Pizana                                              
                                                     Martine Zettle                                                      
 
Board Members Absent:         Salone Habibuddin                              

                                                       
                                                       
DPD Staff Present:                    Michael M. Dorcy, Land Use Planner                                                     
_______________________________________________________________________________ 
 
SITE & VICINITY  
 

Site Zone: 

The south half of the lot is classified as 
Neighborhood Commercial Two with a 
pedestrian overlay and a 40’ height limit 
(NC2P 40).  The north half has the same 
zoning without the pedestrian overlay 
(NC2 40).   
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Neighborhood 
Zoning 
Pattern: 

Along Wallingford’s N. 45th St. corridor 
the zoning is primarily NC2- 40 with a 
pedestrian overlay (NC2P-40).  The 
height changes to 65’ between 
Densmore Ave N. and Burke Ave N. 
along the north side of 45th St.  Some 
NC2 zoning fronts onto N. 46th St. 
between Densmore and Meridian Ave N.  
Further to the north, the zoning 
transitions to multifamily Lowrise Two 
(LR2) and Single Family 5000 (SF5000).  
This pattern nearly repeats itself on the 
south side of the corridor.   

   

Lot 
Description: 

The three parcels that comprise the 
development site total 18,820 sq. ft.  The 
site occupies the northeast corner of N. 
45th St. and Meridian Ave N. 
intersection.  Its eight foot declension 
occurs from north to southwest.  Along 
N. 45th St., the parcel extends 114 linear 
feet.  The Merdian Ave. N.  side 
measures 155 feet. 

  

Current 
Development: 

A one-story commercial building (circa 1929) housing retail, restaurant and 
office uses occupies the south portion of the site.  On the site’s northern half 
sits a surface parking lot. 

  
Access: North 45th Street and Meridian Avenue North 
  

Surrounding 
Development 
& 
Neighborhood 
Character: 

A variety of commercial and mixed uses line the N. 45th St. pedestrian oriented 
corridor.  Older structures, typically one and two-stories, stand adjacent to 
newer mixed use buildings with three to four stories depending upon the 
location.  Significant buildings lending character to this main street include the 
Wallingford Center, the Guild 45th Theater and the mixed use building at N. 
45th St. and Meridian Ave.  The residential areas north and south of 45th St. 
contain an abundance of bungalows and craftsman style houses dating from 
the 1900s to the 1920s. 

  
ECAs: The site contains no mapped environmental critical area.  
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PROJECT DESCRIPTION   
 
The applicant proposes a one and a half story commercial structure with a mezzanine, 
containing 11, 076 square feet of retail with surface parking for 25 vehicles.  The existing 
structure would be demolished.   
 
 
DESIGN DEVELOPMENT 
 
The architect presented three schemes with similar floor plans---one and a half stories high with 
a mezzanine at the north end of the interior and a corner entry.  The two street facades have 
storefront windows, metal or canvas canopies and varying heights at the parapets.  The most 
obvious variations occur at the corner of Meridian Ave and N. 45th St.  Two schemes possess 
chamfered entries with curved lattice-like cornices projecting above the single entry.  A third 
scheme defined by its squared off corner has large piers projecting from the mass to frame an 
engaged rectangular shaped entry volume.  The facades of each scheme more or less express a 
system of piers that segment the two elevations into smaller increments.   
 
In each scheme a surface parking lot occupies the area in which parking already exists.  The 
concept plan illustrates a swath of landscaping along the north edge and four trees within the 
lot.   
 
PUBLIC COMMENT 
 
Approximately 53 members of the public affixed their names to the Early Design Review meeting 
sign-in sheet.  Speakers offered  comments which are listed under the following headings: 
 
Is it necessary to replace the existing building? 

1. Why tear the building down and replace it with something that doesn’t belong there?   
2. Do we need to destroy this building?  (Break up the building into parts, so that it appears 

like separate store fronts, like on the existing building.) 
3. Save the mural on the Meridian side of the building. 
4. The architects talk about identifying notable details, materials, the patina of age, and 

urban forms and rhythms they would like to incorporate into a new building, but show 
little grasp of what those in reality are.  Keep the building that already has them. 

5. The designs offered show none of the Wallingford character they talk about. 
6. Doesn’t this structure need City approval before being destroyed? 
7. Use your imagination ; reuse the existing building; it could be lovingly restored. 

 
 

The theme emerging from these and other questions and comments from the public was that of 
creatively adapting the existing structure for re-use, as a single-story or multi-story building. 
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Why are you under-building this important site? 

8. This is a prominent corner; re-imagine the site development; half the site is wasted as a 
surface parking lot. 

9. “Provide residential on top”; “provide affordable housing on second floor.” 
10. “Place housing on top as like on Broadway.” 
11. Think long term; the building will outlast the client; no Albatrosses. 
12. Increase the density; pull the building back along Meridian; build a bigger building with 

the parking underground. 
13. There is enough massing being shown for 5 or 6 businesses. 
14. Show us a full build-0ut of the site 

Among many of the public there was a feeling that the proposal needed to include other uses on 
additional floors above the proposed pharmacy; it would not be appropriate and a bad 
precedent to under-develop this important site in Wallingford. 
 
If a new  building is to be built, it needs to be set back from Meridian Avenue N. 
 

15. Put street trees along the sidewalk on Meridian; widen the sidewalk; enliven the 
Meridian side of the building. 

16. Put parking underground; no loading from the street—there isn’t room to unload there 
without blocking the street. 

17. Fully accommodate the bus-stop. 
18. No need for a back door to the parking lot. 

 
 

Of the schemes shown, only scheme “B” shows any promise.  
19. Scheme B is the only one that fits.  The other schemes don’t. 
20. The main entry facing 45th Street “addresses the corner but does not overwhelm it as the 

other (“horrible”) corner entrances  do. 
21.  There is still a need for multiple entries along N. 45th Street. 
22.  This building needs as much brick as possible; cast stone and brick. 
23. Second level needs transparency. 

 
Other public comments. 

24. Looks like California; Corporate design; “looks like a cruel joke;” “resembles the design 
for a strip mall.” 

25. To the Board: “hold their feet to the fire”; “challenge them more.” 
  
 
  

 
 

PRIORITIES & BOARD RECOMMENDATIONS 
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After visiting the site, considering the analysis of the site and context provided by the 
proponents, and hearing public comment, the Design Review Board members provided the 
following siting and design guidance.  The Board identified the Citywide Design Guidelines & 
Neighborhood specific guidelines (as applicable) of highest priority for this project.    
 
The Neighborhood specific guidelines are summarized below.  For the full text please visit the 
Design Review website. 
 

A. Site Planning    

 

 

 

A-2 Streetscape Compatibility.  The siting of buildings should acknowledge and reinforce 
the existing desirable spatial characteristics of the right-of-way. 

Wallingford-specific supplemental guidance: 

 Visually reinforce the existing street storefronts by placing horizontal or vertical 
elements in a line corresponding with the setbacks and façade elements of adjacent 
building fronts. These could include trees, columns, windows, planters, benches, 
overhead weather protection, cornices or other building features. 

 Visually reinforce the existing street wall by using paving materials that differentiate 
the setback area from the sidewalk. 

 

 

A-3 Entrances Visible from the Street.  Entries should be clearly identifiable and visible 
from the street. 

Wallingford-specific supplemental guidance: 

 Primary business and residential entrances should be oriented to the commercial 
street (for development along North 45th Street and Stone Way North). 

 Look at more than one entry along N. 45th Street. 

 

 

A-4 Human Activity.  New development should be sited and designed to encourage human 
activity on the street. 

Wallingford-specific supplemental guidance: 

http://www.seattle.gov/dpd/Planning/Design_Review_Program/Applicant_s_Toolbox/Design_Guidelines/DPD_001604.asp
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 If not already required by code for new development, applicants are encouraged to 
increase the ground level setback in order to accommodate pedestrian traffic and 
amenity features, particularly along North 45th Street, where existing sidewalks tend 
to be too narrow. 

 Outdoor dining, indoor-outdoor commercial/ retail space, balconies, public plazas and 
outdoor seating are particularly encouraged on lots located on North 45th Street and 

 Stone Way North. 
 
 

 

A-5 Respect for Adjacent Sites. Buildings should respect adjacent properties by being 
located on their sites to minimize disruption of the privacy and outdoor activities of 
residents in adjacent buildings. 

 

 

A-8 Parking and Vehicle Access. Siting should minimize the impact of automobile parking 
and driveways on the pedestrian environment, adjacent properties, and pedestrian 
safety. 

Wallingford-specific supplemental guidance: 

 Structured parking entrances should be located on side streets or alleys. 

 Drive-in facilities whose driveways enter or exit over the main frontage sidewalk 
are discouraged. 

 

 

A-9 Location of Parking on Commercial Street Fronts.  Parking on a commercial street front 
should be minimized and where possible should be located behind a building. 

Wallingford-specific supplemental guidance: 

 Surface parking areas facing the main street frontages are discouraged. 

 Multi-purpose parking areas paved with unit pavers are encouraged (i.e., areas 
 that serve both parking and public open space needs). 

 

 

A-10 Corner Lots.  Building on corner lots should be oriented to the corner and public street 
fronts. Parking and automobile access should be located away from corners. 

Wallingford-specific supplemental guidance: 

 Buildings on corner lots should be oriented to the corner. Parking and vehicle access 
should be located away from the corner. 
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 Provide definition at main gateways to Wallingford (North 45th Street and I-5; North 
45th Street and Stone Way North; and Stone Way North and Bridge Way North). 
Redevelopment of lots at these intersections should include special features that signal 
and enhance the entrance to the Wallingford neighborhood including a tower, 
fountain, statue or other expression of local creativity that provides a physical 
transition for motorists and pedestrians and communicates "Welcome to Wallingford." 

 Provide definition at other main intersections. 

 Developers are encouraged to propose larger setbacks to provide for wider sidewalks 
 or plazas and to enhance view corridors at gateway intersections in consideration for 
 departures from lot coverage or landscaping requirements. 

 Typical corner developments should provide: 
 - a main building entrance located at corner; 
 - an entrance set back to soften corner and enhance pedestrian environment; and 
 - use of a hinge, bevel, notch, open bay or setback in the massing to reflect the special 
 nature of the corner and draw attention to it.  

 

 

B. Height, Bulk and Scale 

 

B-1 Height, Bulk, and Scale Compatibility.  Projects should be compatible with the scale of 
development anticipated by the applicable Land Use Policies for the surrounding area 
and should be sited and designed to provide a sensitive transition to near-by, less 
intensive zones. Projects on zone edges should be developed in a manner that creates a 
step in perceived height, bulk, and scale between anticipated development potential of 
the adjacent zones. 

Wallingford-specific supplemental guidance: 

 Cornice and roof lines should respect the heights of surrounding structures. 

 Traditional architectural features such as pitched roofs and gables are encouraged on 
residential project sites adjacent to single-family and low-rise zones. 

 To protect single-family zones, consider providing upper level setbacks to limit the 
visibility of floors that are above 30 feet. 

 Consider dividing building into small masses with variation of building setbacks and 
heights in order to preserve views, sun and privacy of adjacent residential structures 

 and sun exposure of public spaces, including streets and sidewalks.  

 For developments exceeding 180 feet in length, consider creating multiple structures 
 with separate circulation cores. 

 Color schemes should help reduce apparent size and bulk of buildings and provide 
visual interest. White, off-white and pinky-beige buff on portions of buildings over 24 
feet tall is discouraged. 
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 Consider additional setbacks, modulation and screening to reduce the bulk where there 
are abrupt changes which increase the relative height above grade along the street or 
between zones. 

 Be sensitive to public views on North 45th Street, Stone Way North and north-south 
 avenues south of North 40th Street: 

 Consider stepping back floors five feet per floor. 

 Notching or setbacks at corners of buildings or ground floors are encouraged. 
 

The Board directed that the applicant return for a second EDG meeting.  The proposal 
should have greater density and mass in attempt to meet this guideline’s desire for 
compatibility “with the scale of development anticipated by the applicable Land Use 
Policies for the surrounding area.”   

 

The three massing schemes presented were too similar.   

 

C. Architectural Elements and Materials 

C-1 Architectural Context.  New buildings proposed for existing neighborhoods with a well-
defined and desirable character should be compatible with or complement the 
architectural character and siting pattern of neighboring buildings. 

Wallingford-specific supplemental guidance: 

 Complement positive existing character and/or respond to nearby pre-World War II 
 structures. Traditional early 20th Century commercial structures are primarily one 
 story high and include:  solid kick panels below windows; large storefront windows; 
 multi-pane or double hung windows with transoms or clerestories lites; high level of 
 fine grained detailing and trim; high quality materials, such as brick and terra-cotta; 
 canopies; variable parapets;  cornices . 
 New buildings should strive for a contextual approach to design. A contextual design 
 approach is not intended to dictate a historicist approach, but rather one that is 
 sensitive to surrounding noteworthy buildings and style elements. 
 Base 

 Ground floors or bases immediately next to pedestrians should reflect a higher 
 level of detail refinement and high quality materials. 

 Encourage transparent, open facades for commercial uses at street level (as an 
example, windows that cover between 50-80 percent of the ground floor façade 

 area and begin approximately 24 to 30 inches above the sidewalk rather than 
 continuing down to street level). 
 Middle 

 Mid-level building façade elements should be articulated to provide visual interest 
 on a bay-by-bay scale. Architectural features should include: belt courses or horizontal 
 bands to distinguish individual floors; change in materials and color and/or texture 
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 that enhance specific form elements or vertical elements of the building; a pattern of 
 windows; and/or bay windows to give scale to the structure. 

 Consider using detail elements such as a cast stone, tile or brick pattern that respond to 
architectural features on existing buildings. 

 Consider using spacing and width of bays or pavilions to provide intervals in the façade 
to create scale elements similar to surrounding buildings. 

 Top 

 Clearly distinguish tops of buildings from the façade walls by including detail elements 
consistent with the traditional neighborhood buildings such as steep gables with 
overhangs, parapets and cornices. 
 

 

C-2 Architectural Concept and Consistency.  Building design elements, details and massing 
should create a well-proportioned and unified building form and exhibit an overall 
architectural concept.  Buildings should exhibit form and features identifying the 
functions within the building.  In general, the roofline or top of the structure should be 
clearly distinguished from its facade walls. 

Wallingford-specific supplemental guidance: 

 The massing of large buildings should reflect the functions of the building and respond 
to the scale of traditional buildings by including major façade elements, which help to 
break the building into smaller pieces with distinctive appearances. 

 Rooftop building systems (i.e., mechanical and electrical equipment, antennas) should 
be screened from all key observation points by integrating them into the building 
design with parapets, screens or other methods. 

 Illuminate distinctive features of the building, including entries, signage, canopies, and 
areas of architectural detail and interest.  Encourage pedestrian scale pole lights along 
streets and walks. 
Signage 

 Signage should reflect the pedestrian scale of the neighborhood. 

 Generally, individualized, externally illuminated signs are preferred over internally 
illuminated, rectangular box signs. 

 Signage should be integrated with the architectural concept of the development in 
scale, detailing, use of color and materials, and placement. 

 Creative, detailed, artistic and unique signage is encouraged. 

 The use of icons, symbols, graphic logos or designs that represent a service or 
occupation are preferable to standardized corporate logos. 

 Pole signs of any type are discouraged. 
 

 

C-3 Human Scale. The design of new buildings should incorporate architectural features, 
elements, and details to achieve a good human scale.  
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Wallingford-specific supplemental guidance: 

 Transom or clerestory windows above entrances, display windows and projected bay 
windows are encouraged. 

 Multiple paned windows that divide large areas of glass into smaller parts are 
preferred because they add human scale. 
 

 

C-4 Exterior Finish Materials.  Building exteriors should be constructed of durable and 
maintainable materials that are attractive even when viewed up close. Materials that 
have texture, pattern, or lend themselves to a high quality of detailing are encouraged. 

 

 

 

D. Pedestrian Environment 

D-1 Pedestrian Open Spaces and Entrances. Convenient and attractive access to the 
building’s entry should be provided. To ensure comfort and security, paths and entry 
areas should be sufficiently lighted and entry areas should be protected from the 
weather. Opportunities for creating lively, pedestrian-oriented open space should be 
considered. 

Wallingford-specific supplemental guidance: 

 Provide convenient, attractive and protected pedestrian entry for both business and 
 upper story residential uses. 

 Entries for residential uses on the street (rather than from the rear of the property) add 
to the activity on the street and allow for visual surveillance for personal safety. 

 Continuous, well-lighted, overhead weather protection is strongly encouraged to 
improve pedestrian comfort and to promote a sense of security. 

 

 

D-2 Blank Walls.  Buildings should avoid large blank walls facing the street, especially near 
sidewalks. Where blank walls are unavoidable they should receive design treatment to 
increase pedestrian comfort and interest. 

Wallingford-specific supplemental guidance: 

 Long, undifferentiated surfaces, facades or store frontages are strongly discouraged. 

  In situations where blank walls are necessary, encourage their enhancement with 
 decorative patterns, murals or other treatment. 

 Locate and design ground floor windows to maximize transparency of commercial 
façade and attract pedestrian interest. 
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 Large windows that open to facilitate indoor-outdoor interaction with street are 
 encouraged. 

 Windows on walls perpendicular to the street are encouraged. 
 
A proposal with a blank wall facing Meridian Ave would not be welcome.  

 

 

D-6 Screening of Dumpsters, Utilities, and Service Areas.  Building sites should locate 
service elements like trash dumpsters, loading docks and mechanical equipment away 
from the street front where possible. When elements such as dumpsters, utility 
meters, mechanical units and service areas cannot be located away from the street 
front, they should be situated and screened from view and should not be located in the 
pedestrian right-of-way. 

 

 

D-9 Commercial Signage. Signs should add interest to the street front environment and 
should be appropriate for the scale and character desired in the area. 

 

 

D-10 Commercial Lighting. Appropriate levels of lighting should be provided in order to 
promote visual interest and a sense of security for people in commercial districts 
during evening hours. Lighting may be provided by incorporation into the building 
façade, the underside of overhead weather protection, on and around street furniture, 
in merchandising display windows, in landscaped areas, and/or on signage. 

 

 

D-11 Commercial Transparency.  Commercial storefronts should be transparent, allowing for 
a direct visual connection between pedestrians on the sidewalk and the activities 
occurring on the interior of a building. Blank walls should be avoided. 

 

 

E. Landscaping 
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E-2 Landscaping to Enhance the Building and/or Site. Landscaping, including living plant 
material, special pavements, trellises, screen walls, planters, site furniture, and similar 
features should be appropriately incorporated into the design to enhance the project. 

Wallingford-specific supplemental guidance: 

 Thick evergreen hedges, non-invasive vines on fencing or low walls, and other 
substantial landscaping should be used to visually and physically buffer sidewalks and 
adjacent buildings from parking areas; camouflage exposed concrete walls; 
and buffer adjacent single-family houses and residential developments. 

 

 

 
DEVELOPMENT STANDARD DEPARTURES 
 
The Board’s recommendation on any requested departure(s) will be based upon the departure’s 
potential to help the project better meet these design guideline priorities and achieve a better 
overall design than could be achieved without the departure(s).  The Board’s recommendation 
will be reserved until the final Board meeting. 
 
At the time of the initial Early Design Guidance meeting, the applicant did not request a 
departure from the land use code. The Board noted, however, their willingness to entertain any 
departures that might be required by the applicant to achieve a design that better met the 
intent of the Guidelines and could be part of a design that would better address the issues 
indentified by the Board. 

 
 
BOARD DIRECTION 
 
The Board noted that the schemes presented were too similar to one another, emanated from a 
single floor plan and unvaried  development proposed for the site.  Each of the schemes 
suggested the false fronts of an early American western town, or shopping mall, puffed up to 
convey a sense of a true second story, but falsifying the size or importance of the edifice. The 
schemes presented, the Board observed,  did not convey the promise of something bigger to 
come as in the Old West , but were truly fallacious, “big just to be big.”  At the very least, the 
upstairs spaces proposed would better serve the architecture if expanded and pushed to the 
periphery on both N.45th Street and Meridian Avenue N.  where they could suggest some 
substance and allow for transparency on the second floor facing the two streets.  With that 
gesture, further refinements of details,  and the addition of more entries along the street(s), 
Scheme B might begin to reveal something of it potential character. 
 
Even more important for a successful project, however, was a vigorous response to Guideline B-
1 which called for projects to “be compatible with the scale of development anticipated by the 
applicable Land Use Policies for the surrounding area and should be sited and designed to 
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provide a sensitive transition to near-by, less intensive zones.”  It was the Board’s firm belief that 
the site, zoned NC2P-40 and located at the heart of the Wallingford residential urban village 
both anticipated and deserved more density and a triplet of designs that would evidence 
addressing that concern and the concerns regarding site planning and building character  noted 
above.  At the conclusion of the EDG meeting, the Board recommended the project should 
return to the Board for an additional EDG meeting. 
 


